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Make No Little Plans—or Any Plans 


Some Development Just Happens 


The Boston Informer is nearing its 20th anniversary. It's 
time to take stock of what has happened in Boston in those two 
decades. On the infrastructure side, the Central Artery/Tunnel 
Project, MBTA Silver Line, new Evelyn Moakley Bridge, MBTA 
platform extensions, Boston Harbor cleanup and a few Boston 
"boulevards," etc., an impressive list. The development side of 
the ledger is not as impressive. In nearly 20 years, we have wasted 
time, ink and paper reporting on proposed projects that still aren't 
built. An analysis of articles about proposed development projects 
in The Boston Informer since 1992 shows that some proposals 
have been covered dozens of times. The project reported on most 
often? City Hall Plaza makeover (17 articles). 

However, many projects have been built in the last two de- 
cades, and for many the fact that Boston was the beneficiary— 
not the suburbs or Rte. 495—is enough. However, we subscribe 
to the belief that planning when one thinks about and estab- 
lishes broad goals, evaluates different ways to accomplish the 
goals, and develops explicit policies to implement actions is 
essential to smart, equitable and effective growth. So when we 
looked back at close to 20 years of development in Boston, we 
saw that much of the development was not following any land 
use plan or even development guidelines. Imagine what things 





Plans from 1996 to revitalize City Hall Plaza by running a street along the edge, a 
hotel, Yo-Yo Ma, and a television screen near the Sears Crescent building. And the 
proposed pedestrian bridge from the 1960s across Congress Street was included. 


could be like if the Boston Redevelopment Authority (BRA), 

also the City's planning agency, had prepared an overall plan. 
For all of the controversy BRA head Ed Logue generated as 

a result of the Urban Renewal activities Mayor Collins and he 





initiated, Logue and Collins remain the last to produce a general 
plan for the City. The BRA produced the "1965/1975 General 
Plan for the City of Boston, March 1965" with the advice of the 
Mayor's Citizens Advisory Committee on Community Develop- 
ment and four months of public feedback. This was 1965. 

Dealing with more than physical development, the plan ad- 
dressed problems with neighborhood stability, population de- 
cline, employment, higher education, etc. 

But on the development side, the City today lacks a master 
plan to guide § 
development | 
decisions. The 
BRA's Seaport 
District Plan in 
1998 was this 
type of guiding 
document for de- 
velopment in the 
Fan Pier area. It 
was followed by 
a succession of | 
plans (Munici- & 
pal Harbor Plan, & 
100 Acres Plan, 
Innovation Dis- 
trict plan) that & 
seem to have 
revised funda- 
mental goals and 
objectives. "Plan 
of the month." Source: Sawyer Enterprises 

And in other  Partofthe 1965 South Cove Urban Renewal Plan, Parcel C4 at 
parts of the City Tremont and Stuart streets was created as an interim parking lot. 
no general plan A 1987 study called for a 325-foot hoteVoffice building with two 
has existed to ©permental theaters. In 1999 Sawyer Enterprises proposed a 

- 390-room hotel. Finally, in 2007, Sawyer began construction of 
Push decisions 2 935 room hotel and 123-unit condominium complex. In 2010 
on growth onto unsold condominiums forced the project into bankuptcy. 
the right path. 
The Prudential Center master planning has served this function 
for its campus, and the 2010 Rose Fitzgerald Kennedy Greenway 
guidelines may accomplish that. Best to codify the guidelines 
into zoning revisions. 

Projects that were built or are about to be built without a coher- 
ent plan include: Brooke Courthouse; Hayward Place, Suffolk 
University art school at former MDC building at 20 Somerset 
St.; Filene's site; Modern and Paramount theaters, etc. 

We selected some of the long-term development sagas to write 
about for historical remembrance and comic relief. 
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How Did We Get Here? 
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a _ Moakley Courthouse on Fan’ What S Up . 


Pier, So. Boston 

1992-Planning and design for federal courthouse on Fan Pier 
begun. Architect: Henry Cobb of Pei, Cobb, Freed. Firstplan 
violated state and city regulations for waterfront buildings. 
Fan Pier Task Force was formed and helped guide design 
changes and improvements to surroundings 

1993 - GSA approves plans; construction to start in 1994 
and be complete in 1997. Cost: $222 million 

1994 - Master Plan for Federal Courthouse area includes 
fixing the Old Northern Avenue Bridge in the open position 
as a pedestrian-only connector and maritime center plus 
a visitor pavilion 

1998 - Courthouse official opening, Sept. 1998 

2011 - Old Northern Avenue Bridge still derelict. 


XS XS: 
(®) City Hall Plaza 


1968 - City Hall Plazacreated for large gatherings and demonstra- 
tions as part of Government Center Urban Renewal 

1994 - City of Boston competition for ideas to improve the Plaza. 
190 entries, 5 prizes 

1996 - Public-private Trust for City Hall Plaza created to reshape 
the Plaza. Many ideas including hotel, music garden, recon- 
necting Hanover and Cambridge streets; pedestrian bridge 
over Congress Street... 

1997 - Citizens Advisory Group appointed 

2000 - Previous ideas abandoned. Open arcade along Cambridge 
Street and garden in front of JFK Tower built 

2003 - Trust dissolved. Task Force presented final report propos- 
ing visitors center, bus connection and parking under Plaza. 9005 - Pritzkers sell land to The Fallon Co. 


Plaza Action Committee proposed | YA 2011 -Somedevelopment—less than 20ofthe planned 3milions.£.. ——$—$S—— 
2011 - New 10-year “green plan” for Plaza proposed to improve KS) on Fan Pier—has happened (One Marina Park Dr. and ICA) ——=_ ee 
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accessibility, replace MBTAheadhouse, change Cornhill Street, 
better define central plaza and reconnect Hanover Street to 3. Courthouse Harbor Park 
Cambridge Street. 
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op Bike Share Program Update—Bostonis planning to 

launch its bike share program in August 2011 with about 60 stations 
and 610 bikes in Boston. For $50 for 9 months, members will be 
able to ride for up to 30 minutes free; another 30 minutes will cost 
$1.50. Stations will be located in downtown, medical and university 
areas and in a few residential areas. Each station for 15-17 bikes will 
take the space of two parking spaces. Stations could also be on plazas 
and at subway stations. The Metropolitan Area Planning Council is 
coordinating the procurement with Alta Bike Share but municipalities 
wishing to participate must have separate contracts with Alta. 

The projected costs are significant. This heavily subsidized program 
is already has about 40 percent fewer bikes than planned one year 
ago. The high costs of stations ($100,000 for 10—17 bikes, one-half to 
be funded through a $3 million FTA grant—not including the bikes), 
annual operating costs of about $67,000 for 10 bikes, measly per-year 
net revenue of $1,500 and the requirement to guarantee operations 
for three years make this a tall order for municipalities without a deep 
developer base to tap for sponsorships or naming rights (bids are due 
at Boston City Hall April 4!). Municipalities are “encouraged to seek 
corporate, institutional, grant, or private or public funding sources 
to sponsor stations” and use advertising to close the funding gap. 
Expansion without another $3 million FTA grant to pay for more sta- 
tions may require more grovelling for developer support or use of tax 
money. And the revenue still won’t cover the parking meter revenue 
lost by eliminating two parking spaces. 


Parcel 24, Chinatown—tThe BRA Board approved 
a modified proposal for 200 market-rate units, 95 affordable rental 


StOW 
(@) Fan Pier/Pier 4 


1950s - Restaurateur Anthony Athanas of Pier 4 Restaurant buys 
derelict Fan Pier in what was then called the Commonwealth 
Flats of So. Boston. Rubble dumped there after the Great 
Fire of 1872 helped Boston Wharf Company fill the mudflats 
to develop the area 

1980s - Calling the So. Boston Piers area “the new downtown,” 
several grandiose plans were hatched for 3 million s.f. of office 
space, hotels, housing and retail. Pritzker family of Chicago 
partners with Athanas to develop Fan Pier. Partnership falls 
apart and ends in court; Pritzkers awarded damages. Athanas 
sells part of the land to GSA for federal courthouse and gives 
remainder to Pritzkers to settle lawsuit. 

1990s and 2000s - Fan Pier/Pier 4 owners miss three up economic 
cycles and adopt phased development strategy 
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3 orlal  pma L Old N. Ave. Bridge/Maritime Center 
la. 

— rae ea wey Visitor Center/ 

1b. Water Transit Terminal 

Ic. Pedestrian Connection 

id. Arrival Plaza/Buses 





@® Hayward Place 


1980 - City of Boston parking garage imploded to make way for 
Lafayette Mall 

1988 - Hayward Pl. made part of failed Boston Crossing project 

1996 - Advertised for development by BRA—no responses 


units, 50 affordable condominiums, and 125 parking spaces for the 
Parcel 24 site at Kneeland and Hudson streets in Chinatown. Previ- 
ous proposals by the Asian Community Development Corp. and New 
Boston Fund Inc. had 325 units and 175 garage parking spaces. The site 
is long and narrow and sits next to a highway on-ramp. The $130 million 
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2001 - BRArejected housing proposal and awarded development 
¥ — fights to Millennium Partners for office use 
2006 - Millennium proposed 14-story residential-retail tower 
2011 - Still surface parking lot. New Millennium proposal for 15- 
story residential-retail tower approved by BRA 


project is expected to begin in 2012 and finish in 2014 for the rental 
mye = components with the 
Proposed Parcel 24 development in Chinatown; view homeownenthincont- 
ponent dependent on 
market conditions. A 
public park is planned 
for the open space 
between the two mid- 
rise buildings along 
i ga Hudson Street. Ar- 
re ee chitect: ADD Inc.; 
. m Crosby Schlessinger 
Smallridge are the 

park designers. 


PEOPLE MOVERS 


Ed Lambert, former mayor of Fall River and director of The Ur- 
ban Initiative at UMass Dartmouth, is the new commissioner 
of the Dept. of Conservation and Recreation. 

Barbara Boylan, from Boston Global Investors to Skanska USA. 

Maggie Schmitt, formerly at Daylor/Tetra Tech to Chelsea 
Planning and Development Dept. 

State Transportation Secretary Jeffrey Mullan was appointed 
to chair the Massport Board of Directors. 

Thomas Kinton is retiring from executive director of Massport 
after 35 years in various capacities at Massport. 

City Councilor Sal LaMattina was appointed vice-president of 

the Boston City Council. 
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(®) Buildings on CA/T Greenway Ramps 
(Parcels 6, 12, 18) 


2003 - Community meetings started for ramp building proposals ey , ~~ 

2004 - YMCA chosen for Parcel 6 (North End) Boston Convention & Exhibition Center 

2005 - New Center for Arts and Culture chosen for Parcel 18. 1960s-1980s - At least 8 studies done for arena/convention 
Boston Museum chosen for Parcel 12 center/megaplex 

2009 - Boston Museum abandoned Parcel 12, proposes to use 1993 - Convention center plus sports stadium proposed for So. 
Parcel 9 (not a ramp parcel) Bay or Northern Avenue (So. Boston) 

2011 - All three proposals dead. Cost of building on highway 1994 - BRA concludes convention center and stadium shouldn't 
ramps cited as major reason be combined. Site study for convention center picked C Street 
south of Summer Street in So. Boston 

1995 - State legislature creates Megaplex Commission which 
proposed 70,000-seat football stadium, 200,000-s.f. conven- 
tion space plus parking on Summer Street Construction to begin 
in 1997 and end in 2001 (in time for 2001 Super Bow!) 

1997 - Megaplex concept abandoned. Legislature approves $700 
million convention center on Summer Street site 

1998 - BRA files ENF for convention center 

1999 - Working Group forms to plan better access from Back 
Bay to So. Boston and Logan Airport 

2000 - Privately funded hotel added close to proposed Center 

2004 - Boston Convention and Exhibition Center opens 

2010 - Planning begins to expand convention center 





1950 - Planning started to redevelop unused Back Bay railroad yards 

1956 - Mayor Hynes arranges special tax deal for Prudential Insurance Co., 
later nixed by courts. Ch. 121 deal allows development to proceed 

1965 - Tower and plaza built 

1985 - Prudential proposed a 1 million s.f., $500 million office project 

1986 - Office proposal replaced by a 2.8 million s.f., $1.1 billion residential 
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proposal 

1987 - Prudential Project Advisory Committee (PruPAC) formed to 
guide development 

1990 -Prudential Center redevelopmentplan with 5 phases: 111 Huntington 
Ave. office and retail; Shaw's supermarket; 100 Belvedere condominiums; 
888 Boylston St. office building; Boylston East and West housing 

2011 - Progress: 111 Huntington Ave.; Shaw's; 100 Belvedere; Boylston 
Street hotel (Mandarin Hotel) and retail built 


not built 








You Were Asking 

Q. There seems to be a war of theories developing be- 
tween the new "landscape urbanists" who promote 
"smart and green" suburban development and the 
old (new) urbanists for density. Will this affect future 
developments in Boston? 

A. Probably not, since city development is determined by 
who has money to build and is on good terms with the 
Mayor, rather than any academic planning theories. 

Q. I hear some people want to make Hanover Street in 
the North End one way to relieve traffic congestion. 
Will this happen? 

A. Probably, since it would create space for triple parking 
instead of just double parking. 


Q. I read Vertex Pharmaceuticals might move to the Fan 
Pier in the Seaport District where two new buildings 
would be built. Why could this fall through? 


A. Vertex officials have stated that the move depends on 
FDA approval of Vertex’ new drug (Telaprevir). And 
a developer and the City of Cambridge are in serious 
negotiations to keep Vertex in Cambridge. 


Q. Proposed improvements to Boston Common sound 
great and consistent with the Common's management 
plan. But $1.5 million private funds poured into this 
one area of the Common while the pavement at Park- 
man Plaza is almost impassable, pocked with potholes, 
missing bricks, a dead fountain, etc. Are we going to 
have a privately funded palace over here and a dump 
over there? Isn't there a better way? 


A. Privatedonorsraisemoney for pet projects whichareseldom 
routine maintenancejobs. Yes, it's disturbing that we would 
spend a wad to beautify and cutify one spot while hazards 
and broken-down features elsewhere are not addressed. 


Q. Boston is taking another crack at street guidelines (it 
completely ignored its own 1999 guidelines). Where 
can I view the new "Complete Streets" guidelines? 

A. Partial guidelinesare available at www.bostoncompletes- 

treets.org; they will be posted as they are completed. 


Welcome to The Boston Informer 


The goal is’simple: Provide concise public information 
on construction projects, planning initiatives, and what- 
ever else affects living and working in Boston. Welcome 
to The Boston Informer! 


















The Boston Informer is published by ATC Information, Inc., 
five times yearly in Boston, Massachusetts. President: Anthony 
Casendino; vice-presidents, Anne McKinnon, Chris Fincham. 

The Boston Informer is available by subscription only. $25.00 
per year (cheap!). Questions? Telephone (617) 723-7030, fax 
(617) 437-1886 or e-mail: BostonInformer@cs.com. Check us 
out on the Web at www.bostoninformer.com! 










The City of Boston develops 'Complete Streets' guide- 
lines to create green streets to accommodate more than 
just cars...and bikes...and buses...and landscaping.... 
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Complete Streets—coming soon to Boston 
(check out the tomato plants on the bus shelter)! 
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